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Zoning Amendment

Application Checklist

The following must bé submltted for all applications:
l?; Completed application form and checklist.
X Written narrative explaining the reason for the request.
[ Metes and bounds description, If applicable.

[X Filing fee.
[For a rezoning not otherwise listed, the following must also be submitted:

I~ Concept plan meeting the Application Requirements of item '2(c)' in Zoning Amendment Procedures.
IFor a conditional rezoning, the following must also be submitted:

r_' -Writteﬁ profi‘ers See the City's Guide to Proffered Conditions.
Concept plan meeting the Application Requuements of item '2(c)' in Zoning Amendment Procedures. Please label as

I 'development plan' if proffered.
For a planned unit development, the following must also be submitted:

fX' Davelopment plan meeting the requirements of Section 36.2-326 of the City's Zoning Ordinance.
For a comprehensive sign overfay district, the following must be submitted:
I~ Comprehensive signage plan meeting the requirements of Section 36.2-336(d)(2) of the City's Zoning Ordinance.
For an amendment ¢f proffered conditions, the foliowing must also be submifted:
Amended development or concepi plan meeting the Application Requirements of item ‘2(c)" in Zoning Amendment Procedures,

r if applicable.
™ Written proffers fo be amended. See the City's Guide to Proffered Conditions.

[~ Copy of previousiy adopted Ordinance.
[For a planned unit development amendment, the following must also be submitted:
[~ Amended development plan meeting the requirements of Sectidn 36.2-326 of the City's Zoning Ordinance.
[~ Copy of previously adopted Ordinance.
For a comprehensive sign overlay amendment, the following must also be submitted:
[~ Amended comprehensive signage plan meeting the requirements of Section 36.2-336(d) of the City's Zoning Ordinance.
[~ Copy of previously adopled Ordinance,
IFor a proposal that requires a traffic impact study be submitted to the City, the following must also be submitted:
™ A Traffic Impact Study in compliance with Appendix 8-2{e) of the City's Zoning Ordinance.
IFor a proposal that requires a traffic impact analysis be submitted to VDOT, the following must also be submitted:
I Cover sheet.
i Traffic impact analysis.
I~ Concept pian.
I~ Proffered conditions, if applicable.
I~ Regquired fee.
*An electronic copy of this application and checklist can be found at www.roanokeva.goviplanningcommission. A complete packet must
be submitted each time an application is amended, unless otherwise specified by staff.




AMENDED APPLICATION NO. 1 FOR REZONING

Date: April 14, 2023
Property Address: 2424 Brambleton Avenue SW, Roanoke, VA 24015
Tax Number: 1470301
Applicant: Justin and Keri vanBlaricom
917 Carrington Avenue, SW
Roanoke, VA 24015-3817
Existing Zoning: ROS
Proposed Zoning: MXPUD

Background:

The applicants have entered into a contract with the City of Roanoke to purchase a 1.1 acre parcel of
Fishburn Park that includes the former caretaker’s cottage with the intent to renovate the cottage and
operate it as a coffee shop. The sale is contingent on the property being rezoned to MXPUD zoning.

Exhibits:
e Exhibit One: Amended Development Plan dated April 14, 2023
e Exhibit Two: Amended Survey of parcel to be rezoned dated April 14, 2023

Proposed Improvements to the Property:

Approval of this zoning amendment will allow the applicants to renovate the caretaker’s cottage into a
coffee shop and community gathering place adjacent to the existing Fishburn Park property. The 1.1 acre
parcel to be rezoned is not presently well-used by park patrons because the cottage is dangerously
dilapidated, making it unsafe for public use.

The cottage is a one-story wood-framed structure about 1000 sf in size. The circa 1850 original structure
appears to have been added onto at least two times. The cottage has been empty for nearly 25 years and
is in a badly deteriorated condition. Much of the foundation will need to be rebuilt due to insect damage
and areas of the siding need replacement. Sections of the porch and interior floors and will need to be
reinforced or replaced due to rot. The chimneys need repair and a new electrical service is required.

The new use as a coffee shop will require the building to be renovated to meet current building code
standards while preserving its exterior appearance as much as possible. A new commercial kitchen
meeting Health Department standards will be installed. The electrical and heating and air conditioning
systems will be replaced. New interior finishes and lighting to create a pleasant atmosphere for the
customers will be installed. Two new toilets will be added to comply with ADA accessibility requirements.

For the building exterior and surrounding grounds, the applicants will add a new paved drive largely
following the path of the existing overgrown gravel drive. New customer parking spaces and spaces for
food trucks will be added as well as a ramped sidewalk to provide handicapped access to the coffee shop.
Electrical service will be provided to the food truck spaces to minimize the need for noisy generators. The
existing porch will be renovated and additional decks on several levels added to create spacious outdoor
seating surrounding the cottage. The proposed improvements include one accessory building,
approximately 12’ x 16’ in size, for storage and to support a future raised-bed community garden nearby.
Appropriate screening, landscaping, and buffer yards will be provided in accordance with the City
Ordinance standards (Sec. 36.2-642). The applicants intend to keep the wooded areas of their parcel
intact, except for the removal of any hazardous dead trees.



This renovation is in line with the Grandin Court Neighborhood Plan’s (2005) initiative to retain its citizens
and improve the livability of the neighborhood. Repurposing this existing building to a coffee shop brings
vitality, safety, and an appropriate use to this beautiful historic hillside at the entrance of Fishburn Park.

Adherence with MXPUD Design Objectives:
The attached development plan illustrates the intended improvements to be made to the property. The
planned development meets the MXPUD design objectives listed in Sec.36.2-324 as follows:

“(1) Promote efficient use of land and infrastructure through high quality urban design.”
e The proposed project promotes efficient use of existing land and infrastructure by restoring a long-
vacant historic structure and converting it into a coffee shop that will enhance the user experience
of the existing park.

“(2) Promote a development pattern in harmony with existing development and the objectives of the City’s
Comprehensive Plan.”

e The proposed project will harmonize with the existing park by restoring functionality to a vacant
existing structure in the park. The proposed coffee shop will bring a new amenity to the park and
expand the activities available to park and greenway users. A detailed listing of how It will support
the objectives of the Comprehensive Plan is included below.

“(3) Permit a compatible mix of commercial and residential uses.”
e The proposed coffee shop will fit in with the existing park and residential uses in a similar way that
the addition of the Green Goat restaurant has enhanced Wasena Park’s and the neighboring
residential area.

“(4) Provide safe, efficient access and traffic circulation.”
e The proposed project will utilize the park’s existing commercial entrance and internal driveways
rather than create a new commercial entrance. The proposed project will not connect to the
adjoining residential streets and create additional traffic.

“(5) Create opportunities to use new technologies in managing the quantity and quality of stormwater.”
Stormwater management strategies such as harvesting the roof’s rainwater runoff and permeable
paving will be utilized to minimize he negative effects of stormwater runoff. Low Impact
Development design techniques will be utilized as they are feasible.

“(6) Encourage the preservation of steep slopes, floodplains, historic structures and areas, and unique,
natural, or geographic formations.”

e The new driveway and parking spaces will follow the route of an existing gravel drive to minimize
new grading. The project area is well above the floodplain and will not impact it. The historic
caretaker’s cottage, which is badly deteriorated, will be renovated and preserved. The existing
trees on the site will not be negatively affected by the proposed project.

Proffered Use Limitations:
The applicants grew up in southwest Roanoke City and reside there with their three children. As they value
the concerns of the neighbors and the neighborhood association members, and desire to add value to the
neighborhood culture that already exists, they voluntarily proffer to restrict the uses of the property to the
MXPUD permitted uses listed below:

e Office, general or professional

e  Community market

e Bakery, confectionary, or similar food production



e Retalil

¢ Club, lodge, civic, or social organization

e Community center

e Eating establishment abutting a residential district

e Eating and drinking establishment abutting a residential district
¢ Meeting hall

e Artist studio

e Community garden and accessory uses, not otherwise listed.

Adherence with the Comprehensive Plan and the Grandin Court Neighborhood Plan:
The proposed project supports the following City Plan 2040 recommendations:
e Economic Development, Category 2: (page 25)

o Using existing resources and networks to grow small businesses.

o Investing in underutilized corridors and areas to create job training and employment
opportunities close to or within our complete neighborhoods.

e Harmony with Nature Priorities: (pages 61 and 63)

o Policy 2: Preserving and reusing a historic building also preserves and reuses the
embodied energy of the building.

o Policy 4: Increasing opportunities for the community to interact with its natural
surroundings improves mental health and wellbeing.

e Livable Built Environment Priorities: (page 81)

o Policy 1: Create and maintain well-defined public spaces that provide places for people to
interact face-to-face; encouraging activities that bring people together in neighborhood
centers.

o Policy 3: Promote partnerships to assist in the development of park spaces.

e Land Use Priorities: (page 113)

o Policy 1: Promote compatibility of different land uses through building design, building
orientation, and thoughtful arrangement of accessory uses on the site.

o Policy 2: Encourage active, productive uses of land and preclude unproductive uses of
land.

e Urban Neighborhoods Character Districts: (page 143)

o Shared open spaces such as parks and plazas are provided as extended living spaces for
residents.

o Well-designed historic buildings should be preserved and should be used to inform new
development.

The proposed project supports the following Grandin Court Neighborhood Plan Quality of Life
recommendations:

e Maintain and enhance the recreation, parks and open spaces.

e Preserve wooded areas.

In conclusion, we believe that our request for this zoning amendment is consistent with the land use
patterns of the Grandin Court Neighborhood, directly improving the residential, village center, and open and
wooded park spaces already in place and that our project will have a positive impact on the park and the
surrounding neighborhood. We respectfully request your support of our application.

Justin vanBlaricom
Keri vanBlaricom
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KNOW ALL MEN BY THESE PRESENTS, TO WIT: STATE OF

THAT THE CITY OF ROANOKE, VIRGINIA IS THE FEE SIMPLE OWNER AND PROPRIETOR OF OF
THE LAND SHOWN HEREON TO BE SUBDIVIDED, TAX #1470301, BOUNDED BY CORNERS 1

THROUGH 12 TO 1, WHICH COMPRISES A PORTION OF THE LAND CONVEYED TO SAID l,
OWNER BY DEED DATED JANUARY 2, 1925 RECORDED IN THE CLERK’S OFFICE OF THE AFORESAID
CIRCUIT COURT OF ROANOKE COUNTY IN D.B. 141, PG. 401.

A NOTARY PUBLIC IN AND FOR THE

AND STATE DO HEREBY CERTIFY THAT
, FOR THE CITY OF ROANOKE, OWNER,
WHOSE NAME IS SIGNED TO THE FOREGOING WRITING HAS PERSONALLY APPEARED
BEFORE ME IN MY AFORESAID AND STATE AND
ACKNOWLEDGED THE SAME ON , 2023.

THE SAID OWNER CERTIFIES THAT IT HAS SUBDIVIED THIS LAND, AS SHOWN HEREON,
ENTIRELY WITH ITS OWN FREE WILL AND CONSENT AND PURSUANT TO AND IN COMPLIANCE
WITH THE VIRGINIA CODE OF 1950, AS REQUIRED BY SECTIONS 15.2—2240 THROUGH
15.2—-2279, AS AMENDED TO DATE, AND FURTHER PURSUANT TO AND IN COMPLIANCE WITH
THE CITY OF ROANOKE LAND SUBDIVISION ORDINANCES.
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WITNESS THE FOLLOWING SIGNATURES AND SEALS ON THIS ___ DAY OF NOTARY PUBLIC

, 2023.
OWNER: CITY OF ROANOKE, VIRGINIA

BY: , ITS =
PRINTED NAME) -
( EXISTING BOUNDARY COORDINATE TABLE LOCATION MAP § w &
(ORIGIN OF COORDINATES ARE ASSUMED) NOT TO SCALE z 3
(SIGNATURE) Y «
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9 3616373.75426 11051305.91892 .
10 3616565.73806 11051190.82519 O |«
1 3616577.21845 1105121309102 Q—< z
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COORDINATE TABLE 7| >
POINT § NORTHING EASTING SUBDIVISION AGENT, CITY OF ROANOKE DATE <ﬂ >
A 3616956.36962 11051374.10622 | —
B 3616909.65784 11051409.85815 CLERK'S CERTIFICATE: ,_g %
¢ 3616870.73518 1105142242124 i
D 3616798.57090 11051425.91724 IN THE CLERK'S OFFICE OF THE CIRCUIT COURT OF THE CITY OF ROANOKE, E =
VIRGINIA, THIS PLAT WITH THE CERTIFICATE OF ACKNOWLEDGMENT THERETO =1k
£ J616773.22486 11051369.33475 ANNEXED IS ADMITTED TO RECORD ON 2023, >
F 361675806983 11051106.83011 AT _______OCLOCK __.M. —] L
TESTEE: BRENDA S. HAMILTON ‘
DEPUTY CLERK '
PLAT FROM PARTIAL SURVEY AND RECORDS QS
NOTES: OF THE SUBDIVISION OF S s
1. THIS PLAT IS BASED ON A PARTIAL CURRENT FIELD SURVEY AND CURRENT LAND RECORDS. TAX PARCELS #1470301 +| o
2. PROPERTY CORNERS WERE SET OR FOUND AS SHOWN HEREON UNLESS NOTED OTHERWISE. 15.0638 ACRES |~
3. THIS PLAT WAS PREPARED WITHOUT THE BENEFIT OF A CURRENT TITLE REPORT AND ENCUMBRANCES MAY EXIST THAT AFFECT THE . 5
SUBJECT PROPERTY THAT ARE NOT SHOWN HEREON. CITY PLAN #1546 <
4. A PORTION OF THE SUBJECT PROPERTY LIES WITHIN THE LIMITS OF A SPECIAL FLOOD HAZARD AREA AS DESIGNATED BY F.EM.A.
THIS OPINION IS BASED ON AN INSPECTION OF THE FLOOD INSURANCE RATE MAPS AND HAS BEEN VERIFIED BY ACTUAL FIELD PROPERTY OF
ELEVATIONS., SEE MAP NUMBER 51161C0251G, DATED SEPTEMBER 28, 2007. ZONES "AE” & "X” SHADED & UNSHADED.
5. CURRENT OWNER: CITY OF ROANOKE, VIRGINIA CITY OF ROANOKE, VIRGINIA
LEGAL REFERENCE: D.B. 141, PG. 401 (ROANOKE COUNTY) CITY PLAN #1545 FOR » () N LY D.B. 141, PG. 401
6. THIS PLAT IS A SUBDIVISION OF ROANOKE CITY TAX #1470301. THE LINES FROM CORNERS A THROUGH _ ARE NEW DIVISION LINES. b, CREATING HEREON
7. APPROVAL HEREOF BY THE CITY OF ROANOKE SUBDIVISION AGENT IS FOR PURPOSES OF ENSURING COMPLIANCE WITH THE CITY OF

ROANOKE SUBDIVISION ORDINANCE. PRIVATE MATIERS, SUCH AS COMPLIANCE WITH RESTRICTIVE COVENANTS OR OTHER TITLE
REQUIREMENTS, APPLICABLE TO THE PROPERTIES SHOWN HEREON, ARE NOT REVIEWED OR APPROVED WITH REGARD TO THIS
SUBDIVISION OR RE—SUBDIVISION.

LARRY THOMAS

OGLE, JR.

LOT A (1.1000 AC.) &
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LOT B (13.9638 AC.)

SITUATED AT 2424 BRAMBLETON AVE., SW
CITY OF ROANOKE, VIRGINIA

8. THE RECORDATION OF THIS PLAT OF SUBDIVISION DOES NOT CONSTITUTE A CONVEYANCE OF LAND. ANY LOT, PARCEL OR TRACT OF Lic. No. 002459

LAND SHOWN HEREON THAT IS INTENDED FOR SALE AND/OR CONVEYANCE MUST BE CONVEYED BY DEED AND SAID DEED MUST BE
RECORDED IN THE OFFICE OF THE CLERK OF THE CIRCUIT COURT OF THE CITY OF ROANOKE.

9. THE NEW 30’ INGRESS/EGRESS EASEMENT IS FOR THE BENEFIT OF LOT A.
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INSTRUMENT #190009255
Lot 7B, BLOCK 23
GRANDIN COURT ANNEX
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D.B. 1090, PG. 316 (PLAT)
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MILL MOUNTAIN INVESTMENTS, LLC
INSTRUMENT #180000123
LOT 11A
CRESTON-HARTLAND ESTATES
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TALLMAN L. & GWENDOLYN M.
MCBRIDE
INSTRUMENT #150006923
LOT 11B
CRESTON-HARTLAND ESTATES
M.B. 1, PG. 102
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Property of
KATHLEEN E. O'MALLEY
INSTRUMENT #180011626
Lot 1, BLOCK 7, SECTION 2
FRALIN PARK
M.B. 1, PG. 77
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Tax #1480208
Property of
JANET L. CONNER
INSTRUMENT #020019302
Lot 8 BLOCK 1, SECTION 1
FRALIN PARK
M.B. 1, PG. 50
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Tax #1480209
Property of
PHILIP L. DOWNS
D.B. 1745, PG. 52
Lot 9, BLOCK 1, SECTION 1
FRALIN PARK
M.B. 1, PG. 50
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Tax #1480210

Property of
MARTHA M. & DOUGLAS W.
HUNLEY
D.B. 1598, PG. 727
Lot 10, BLOCK 1, SECTION 1
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LARRY THOMAS
OGLE, JR.

VY. M

PLAT FROM PARTIAL SURVEY AND RECORDS
OF THE SUBDIVISION OF

TAX PARCELS #1470301

15.0638 ACRES

CITY PLAN #1546
PROPERTY OF

CITY OF ROANOKE, VIRGINIA

D.B. 141, PG. 401
CREATING HEREON

LOT A (1.1000 AC.) &
LOT B (13.9638 AC.)

SITUATED AT 2424 BRAMBLETON AVE., SW
CITY OF ROANOKE, VIRGINIA
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